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North Station Transformation 


The 1965/1975 General Plan for the City of Boston. The never-im- 
plemented 1981 North Station District Plan. The Central Artery Bos- 
ton 2000 land use plan followed by 1990s Bulfinch Triangle rezoning 
and design and use guidelines. For over 50 years the North Station area 
seems to have suffered from a lack of vision, and plans often simply 
responded to highway and transit changes (removal of elevated Cen- 
tral Artery and Green Line infrastructure). The forgotten 1981 plan by 
Safdie Architects envisioned big, bold changes, including a new canal 
to extend the riverfront and would be lined with residences. With the 
Downtown North Association championing the area and the Bulfinch 
Triangle designation as a National Register District, change seemed 
inevitable. After many years of delay, development around North Sta- 
tion is becoming very active, with the preponderance of new construc- 
tion being residential. The 1965/75 General Plan projected 5,500 units 
in the West End and North Station area; some 3.500 units are currently 
envisioned. Some projects recently completed, in progress or per- 
mitted: 


@ Boston Garden—three 
buildings, tallest 600 feet, 
1.87 million s.f., 497 res- 
idential units, 306 hotel 
rooms, 668,000 s.f. office, 
_ 800 parking spaces. Archi- 
tect: Elkus Manfredi. 


@ Garden Garage — re- 
placing existing West 
End 650-car garage with 
a 46-story tower, 486 resi- 
dences, 850 parking spaces. 
Architect: Elkus Manfredi. 





Source: Elkus Manfredi Architects 


Proposed 46-story, 486-unit residential tower rs) 
on site of West End parking garage. Devel- Nashua Street Resi- 
oper Equity Residential scrapped plans for dences—636,550  s.f., 38 
two smaller towers. stories, 503 residences, 219 


™ = 
7. 
< ay 


leet 


~ —_ a... st A 


“_ 


Source: The Architectural Team 


Lovejoy Wharf sits between the No. Washington Street Bridge and No. Station 
and has condominiums, retail and Converse shoe HQ. Opened May 2015. 





parking spaces. Architect: CBT. 


© Parcel 1B and 1C Bulfinch (Central Artery air rights at Bever- 
ly Street)—490,000 s.f., 14 stories, 220 affordable residences, 220- 
room hotel. Formerly called The Merano. Architect: CBT. 


© One Canal—(Bulfinch parcels 2A, 2B, 2C)— 438,000 s.f., 320 
residences, 159 parking spaces. Architect: ICON. 


© Victor (110 Beverly St.)—11 stories, 286 luxury residences, 
ground-floor restaurants. Opened in 2014. Architect: ADD Inc. 


@ Converse Headquarters, 160 No. Washington St. (Lovejoy 
Wharf) 214,000 s.f., 14 stories, retail (Converse products) and office. 
Architect: The Architectural Team. 


© 131 Beverly St. (Lovejoy Wharf)—210,000 s.f., 14 stories, 175 
condominium units. 


© Government Center Garage—2.4 million s.f., 6 buildings, 771 
residences, 204-room hotel, 1.3 million s.f. office, 82,500 s.f. retail, 
1,150 parking spaces including a 528-foot office building. The three 
smaller buildings (adjacent to the Greenway) will be built last. No 
announced construction schedule. 





North Station area land use as shown in the 1965/1975 
Boston General Plan. 


Imagine Boston 2030 


Boston to Undertake first Master Plan in 50 Years 
The ‘1965/1975 General Plan for the City of Boston and the Regional Core’ was Groundbreaking Plan at Pivotal Period 


“Make no little plans, they have no magic to stir men’s blood.” 
Attributed to Daniel Burnham, Chicago, 1893. 


Inthe early 1960s Boston Mayor John Collins initiated a citywide 
attempt to stop the physical decline in the City and develop a plan 
to strengthen the assets of the “City of Ideas.” To this end, a five- 
year study was undertaken by the Boston Redevelopment Authority 
(BRA) under the guidance of the new director, Ed Logue. 

Boston was in decline with population decreasing as the streetcar 
suburbs were fast being overtaken by auto-driven suburbs. The Plan 
encompassed both the City and the regional core, recognizing that 
the broad scope and process would be critical to the success of the 
Plan. The Plan was to establish an equally general, ambitious, but 
realizable, statement of policies and objectives. 

The process involved both BRA and City staff as well as numerous 
planning consultants (economic, cultural, physical, transportation, 
historical, etc.). While the Plan took almost five years to complete, 
the most important line in the document is, “The plan is not im- 
mutable. It is anticipated that it will be amended from time to time 
to meet changing circumstances.” 

The Plan looked at the regional framework for physical growth, 
promoting the “Strong-Core Radial” pattern while acknowledging 
growth along Route 128 and advocating links to better sub-centers 
found at ring roads and along transit and highway corridors. The Plan 
included projects which were later shelved as conditions changed. 
The infamous “Inner Belt,” proposed by the Mass. Dept. of Public 
Works, would have sliced through Boston and other neighborhoods 
as amini-Route 128. The Southwest Expressway (I-95) was accepted 
in the Plan as a high-speed, high-volume traffic mover “between 
the Regional Core and distant parts of the Region.” Citizen protest 
stopped that car-oriented plan and the state eventually got high- 
way money transferred to transit, relocated the Orange Line and 
removed the Washington 
Street Elevated. At the time 
of Plan development, the 
MassPike and Prudential 
Center were still undercon- 
struction and new issues 
previously not confronted 
were put into play. 

The Plan called for 
37,000 new housing units 
and 32,000 rehabilitated 
units by 1975. Population 
was declining in Boston 
with big drops in the 
Back Bay. While the Plan 
appears to be primarily developed by professional consultants and 
staff, public process was a major part of plan development. Some of 
the results and recommendations in the Plan may not have reflected 
input received and some major Plan changes were the result of later 
misgivings on how the City should grow and change. 

The Plan recognized that planning and development overlap 
municipal boundaries and included input from the then-new Met- 
ropolitan Area Planning Council and MBTA; Metropolitan District 
Commission (now DCR); Mass. DPW (now MassDOT); Mass. 
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1965-75 Plan estimated capital improve- 
ments program, 1963-75. 





Source: 1965/1975 General Plan for Boston, BRA 
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1965-75 General Plan view of the ‘reclamation of the Fort Point 
Channel’ for, among other things,the 1975 World’s Freedom Fair. 
Commerce Dept, the Boston Regional Planning Project and the 1960 
Plan for the Central Business District. Harvard University’s recent 
Boston public schools study was part of the planning input. Despite 
two new regional agencies, the Plan called for “still more effective 
consolidation of government functions and law-making procedures 
which would bind agencies to a coordinated planning process....”” 

The purpose of the 1965 Plan was to arrest the decline of the City 
and comply with federal requirements for comprehensive planning. 
The upcoming new Master Plan’s scope, purpose and desired out- 
comes are dramatically different and will show a more inward focus. 
See next page for preview of Imagine Boston 2030. 


Explicit In 
1965 Plan Products New Plan? 
Standards for land assembly & redevelopment to 
comply with state requirements 
Guidelines for revising zoning map & standards for Ven 
passing on applications for zoning variances 
Guidelines for developing public facilities & Capital Yes 
Improvements Program 
Guidelines for federally assisted Urban Renewal 
project plans (required by the federal govt.) 
Boston's Workable Program aS 


A Community Renewal Program (required by the 
federal govt.) 


Other studies eligible for federal financial assistance 





The‘1965/1975 General Plan for the City 


of Bostonand the Regional Core’ 


Looked Like This...What Will Imagine Boston 2030 Look Like? 


Boston Redevelopment Authority (BRA) selected HR& AAdvisors, 
Inc. (New York, Los Angeles and Washington, D.C.), to develop the 
City’s first master plan in 50 years. Boston-based Utile Architecture 
+ Planning will be “supporting lead consultant.” The BRA received 
eight proposals and the BRA Board approved HR&A at its August 
meeting. The selection committee was made up of 17 city officials, 
seven BRA representatives and ten others, mostly cabinet-level chiefs. 
Not represented on the committee were chiefs of Arts & Culture (Li- 
brary); Education; Public Safety; Health & Human Services (Disabilities 
and Elderly commissions, Women’s Advancement, Civil Rights, Youth 
Engagement, etc.); and Streets. The consultant budget is $2.8 million. 

HR&A has done some work in Boston. Its proposal includes as 
experience an assessment of the public impact of creating the Rose 
Fitzgerald Kennedy Greenway forthe BRAand management, planning 
and implementation of a“compelling programming plan” forthe Mass. 
Convention Center Authority’s Lawn on D. Its partners, Utile and 
Greenberg Consultants, are well known in Boston having led Gre- 
enway District planning, Downtown Municipal Harbor Plan, Boston 
Complete Streets Guidelines and more. The BRA’s request for pro- 
posals (RFP) did 
not require bidders 
to have actually 
led and completed 
a citywide master 
plan for a compa- 
rablecity. The BRA 
ranked “highly ad- 
vantageous”’ firms 
with “familiarity 
with comprehen- 
sive planning and 
preparation of 
citywide plans” 
and a track record 
“leading multi-dis- 
ciplinary citywide 
planning efforts.” 
While HR&A lists 
many planning proj- 
ects, it does not ap- 
pear to have led a comparable planning process. Given that BRA staff 
have not prepared a similar citywide, multi-disciplinary master 
plan, experience in that arena might have been desired. 

Unlike the 1965/1975 Plan, this Plan is not about stop- 
ping decline. It is not a regional look at ways to deal with 
economic and social factors affecting Boston. Instead, 
this Plan will focus on Boston only to figure out how to 
preserve key attributes while growing and growing. And ti es 
the Plan must be clear so it can “guide policy, planning, / 
and capital spending.’”” HR&A’s proposal boldly said, 
“Boston is amongst the best-positioned cities in the world 
to succeed in the 21st Century, with a tremendous base | 
of human capital and a growing knowledge-based econo- [- 
my.’ That said, HR&A responded to the RFP’s very clear |™ 
emphasis on equity planning — previously called advocacy | 
planning —in all areas of the planning process. It identified 





Relocating the el in Charlestown will “demon- 
strate to the nation” how transit modernization 
and community renewal can support each other. 


four areas the Plan must address for Boston to be a“*model The 1965/1975 General Plan - showed this section of the proposed Inner Belt in the 
Fenway using “advanced expressway engineering techniques” to preserve the parks. 


21st Century city.” 





The “weak ‘hinge block” between Downtown retail and Park Square 
was envisioned as an arts district with new theaters and entertainment. 
Two residential towers have been built. 


¢ People: Equity and Cohesion (access to jobs and housing afford- 
able to all); 

* Economy: A Growth Agenda (addressing poverty concentrated in 
parts of the city; a variety of jobs now and in the future); 

¢ Places: Enhancing & Sharing Livability (focus on neighborhoods 
with poor transit; inadequate retail and recreation options and apply 

a “complete neighborhoods” approach so all neighborhoods have 

housing, transit, shopping, open space, etc.); and 
¢ Environment: (integrating sustainability and resiliency into land 

use, zoning and building design guidelines). 

HR&A’s proposal defines nine tasks to the BRA’s six phases and 
significantly re-worked the tasks and their durations. BRAstaff began 
the baseline conditions task in summer 2015 and HR&A is to jump 
in before it is complete. The master plan is supposed be complete 
in summer 2017. 

HR&A’s team includes specialists in getting input from diverse 
publics. The team identified new and tried-and-true techniques to 
build awareness, gather input and get feedback. It promises to do 
more than meetings and Visioning sessions. 

HR&A’s proposal said it has an office within two hours of Boston, 
so unless they mean two hours’ flying time, HR&A will be estab- 
lishing an office in the Boston area, an essential commitment for this 
intensive, two-year planning process. 





Go Boston 2030 


Mobility Plan 


First Comprehensive Transportation Plan In a Decade 


“Everywhere is walking distance if you have the time.” 
Steven Wright 
Boston’s first “comprehensive transportation plan” or “mobility 
plan,” since Access Boston 2000-2010 is called“Go Boston 2030” and 
officially began in January. The 1 8-month planning effort is described 
onthe website goboston2030.org as developing “a far-reaching vision 
that proposes transformative polices (sic) and projects to improve 
transportation for the city’s residents, businesses and visitors....Go 
Boston 2030 will be developed witha Vision Report including goals 
and targets released in Summer 2015 and an Action Plan specifying 
policies and projects finalized in Spring 2016.” In English, a com- 
’ ; — : prehensive 
transpor- 
tation plan 
for 2030 
with goals, 
policies and 
projects. 
Boston 
Transpor- 
tation De- 
partment 
(BTD) is 
the lead 
agency for 
the plan 
with a 22-member “Mayoral Mobility Plan Advisory Committee” 
of elected officials, residents, advocacy and non-profit organizations 
advising. The list of members can be seen at http://goboston2030. 
org/about/. BTD hired Nelson\Ny gaard, transportation planners, for 
the study and has a separate contract with the Interaction Institute for 
Social Change to develop a brand for the plan; set up a website; run 
large events; and run “on the ground” events to get people involved. 
Go Boston 2030 has two task “groups”: 





Recommendations task: 
¢ A “bold vision for mobility” in Boston with targets; 
¢ Identifying early-action projects from alist of ongoing initiatives; 
¢ A bus and rail network plan; 
¢ AnActive Transportation Network Plan of pedestrian and bike 
paths incorporating existing 
plans that will link elements When will there be 


of the existing system; toasters on the buses? 

e A “Critical Roadways Net- 
work plan” that identifies key arterials and intersections essential 
to maintaining smooth traffic flow; and 

¢ A Mobility Hub Network Plan (aka major transit stations that 
serve the regional transportation system by providing places 
where different modes—walking, car-share, biking—meet 


seamlessly and where there are other services). 


Data Analysis task: 

A major goal of this task is data that can be displayed on the 
interactive website. The website currently has no data posted, nine 
months into the study. There are 5,000 questions — no answers —from 
residents and workers about transportation...and other subjects such 
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as those shown here in the callouts. 

Other subtasks that will form the backbone of a report: identify 
socio-economic and climate-change trends; existing and projected 
conditions for all modes; needs assessment to identify major deficien- 
cies in existing and projected services; develop a Boston Mobility 
Index, a“set of data points 
orcounts that collectively 
form an Index that can 
be updated annually to 
measure progress.” 

Despite planning to 
have an “interactive web- 
site” goboston2030.org 
has no comment form for 
input; no meeting notes or 
information on the role of 
the advisory committee 
or when it meets; and no general schedule of upcoming events or 
review documents. The website makes no reference to the Imagine 
Boston 2030 master plan, but according to the BRA master plan 
request for proposals, the activities, findings and recommendations 
of Go Boston 2030 will be integrated into the BRA master plan. 


Go Boston 2030 and Access Boston When will there be 

2000-201 0are very different processes. 
Go Boston is focused on translating magnetic trains for 
public comment into goals and not on the T? 
rigorous analysis informed and shaped by public input. For balanced 
input the burden is on to reach those who don’t normally participate, 
and the single biggest group of these are non-resident workers. 

To date, Go Boston has collected 5,000 questions and met hundreds 
at the Visioning Lab in May, most of whom left immediately after 
Mayor Walsh left. Lots of data were posted on walls at the Visioning 
Lab, but nothing was available as handouts and nothing is on the 
website. The Vision Report (goals and targets) is supposed to be out 
in summer 2015 and presumably will be posted on the website along 
with the technical work completed to date. Stay tuned. 


Highlights of Access Boston 2000-2010 Plan 


Although the Access Boston 2000-2010 Plan professed to have 
a regional element or at least acknowledge that there is civilization 
beyond the Boston border, it did not address regional transporta- 
tion problems and solutions. The plan was a collection of reports 
on parking, transit, bikes, pedestrian safety, and the best of the 
bunch, Transportation Fact Book and Neighborhood Profiles. Light 
on policy initiatives and largely ignored. 

Indicative of the Menino Administration's tentative approach to 
planning, some of the subject-matter reports read like they were 
first drafts from the City’s consultant, not policy documents laying 
out actions for the next 10 years. A recommendation in the Boston 
Bicycle Plan, for example, tentatively suggests “The City of Boston 
should create the position of Bicycle Program Manager...” not a 
statement that it will. 

Tidbits from Access Boston 2000-2010 include guidelines for 
installing traffic calming elements such as signs, trees, neckdowns 
or speed humps—a seven-step process that would wear out many 
residents. The Bicycle Plan features the South Bay Harbor Trail 
that would connect the Melnea Cass Bike Path to the Seaport 
District ($2 million state grant big check in photo). Still not built. 








The lead-up to the 2017 mayoral election is filled with planning 
efforts which hope to convince voters this data-driven administration 
can positively advance not only basic services but also real growth 
and improved quality of life. But Election 2017 is not too far off, and 
unrealized results could affect the local elections. On the other hand, 
no one ever seems to beat an incumbent Boston Mayor. 


General Electric—Boston expects GE to rent or build a head- 
quarters in the Seaport District by 2017. Improved transportation 
access for all modes by 2017 and rent that won’t make the share- 
holders choke must also be part of the deal. Many of the 800 em- 
ployees may prefer suburban living and the GE fiscal types might 
look to less costly locations in the City for their new digs. GE might 
be cajoled to sponsor the July 4 Hatch Shell festivities or the First 
Night activities. 
MBTA Green Line 
Extenston-The _ pro- 
posed Green Line exten- 
sion will be reduced in 
scope and function. The 
present “hot” building 
economy may also be 
reason to do the re-plan- 
ning now and wait for 
two or three years as the 
construction boom flat- 
tens or declines and the 
public bidding climate 
is more favorable. There 
may also be a reason to consider a Public-Private Partnership for 
this extension. 


City Hall Plaza—Astroturf and Adirondack chairs do not a par 
space make; 2017 could 
see another plan for the 
Plaza. The MBTA Gov- 
ernment Center station 
will re-open March 26 
with its monstrous, ex- 
pensive and unnecessary 
40-foot-high headhouse. 


Massport Summer 

Street Hotel-Massport’s 250-room to 500-room hotel on Summer 

Street across from the Convention Center will be under construc- 

tion by election time and could siphon hotel guests from the Back 

Bay as vacant ground- -floor retail spaces increase along New bury 
y | ytaosaas* | 


Source: MBTA 





Proposed Union Square, Somerville, Green Line 
station. Union Square station could be eliminated. 








© Sree, 





Massport seeks a hotel/mixed-use developer for Parcel D-2 across from the 
Boston Convention and Exhibition Center. 


and Boylston streets. 

Grand Prix-The magic race event will 
have had two trials before the election and 
perhaps the first one will allow changes to 
be made if there is to be a second one. The 
economic results will also be tallied and may 
indicate a reduced incentive for the remaining 
races. 

BRA-The BRA’s self-examination (aided by 
KPMG review and McKinsey & Co.) identified areas for improve- 
ment in operations, policies and procedures and planning. The BRA 
has instituted a number of reforms, including a new focus on as- 
set management, fixing zoning code inefficiencies and requiring 
more public review of land takings and transfers. Reforming BRA 
planning functions while running a city-wide planning effort that 
must be done before reelection will be a challenge, particularly 
with structural barriers such as the new planning director who 
hasn’t worked as a municipal planner and is not a certified planner 
and transportation planning that is not under the BRA’s control 
(Mayor Flynn transferred it to the Transportation Department in 
the 1980s). 


Back Bay/South End MBTA Station Air Rights Devel- 
opment-Details of Boston Properties’ 99-year lease with Mass- 
DOT for the Back Bay/South End station concourse, Hancock Ga- 
rage, Turnpike air rights, development rights and air rights at the 
Clarendon Street busway and air rights over the station building 
itself will be presented when the Project Notification Form is filed 
with BRA by the developer this year. 













Based on the presen- 
tation at the Mass- 
DOT Board meeting 
that approved — the 
lease with Boston 
Properties, it seems 
likely that the station 
will be packed with 
retail. A “retail ar- 
cade” from a recon- 
| figured Dartmouth 
Street entrance all the 
way through the existing station and out to Clarendon Street is 
proposed. But Boston Properties’ prize for assuming station main- 
tenance, upgrades, and helping design the ventilation improve- 
ments is the right to four Back Bay development parcels which 
it estimates at 1.4 million s.f. (FYI the Prudential Tower has 1.2 
million s.f.). How the four parcels (two garage air rights parcels, 
air rights over the Clarendon Street busway, and air rights over the 
station) would work on the site in the context of other significant 
proposed development will play out before and during a mayoral 
campaign. 
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Northern Avenue Bridge—Despite having studied the bridge ad 
nauseum for decades and paid for numerous alternatives to rehab 
or replace it, the City must publicly grapple with competing in- 
terests—historic preservation, Complete Streets, autos, pedestri- 
ans—while figuring out how to pay for it. All while impressing 
the new neighbors at GE. 


BRA ‘Operational Review’: What Did the McKinsey 
Audit Conclude About BRA Planning*? 


Mayor Walsh asked the consulting firm KPMG in spring 2014 
for a 120-hour pro bono “audit” of the Boston Redevelopment Au- 
thority (BRA). One of KPMG’s recommendations was that the City 
should undertake a comprehensive review of the BRA’s planning 
functions. The BRA issued a Request for Proposals in September 
2014 and the BRA approved selection of McKinsey & Company 
for $420,000 on December 18, 2014. McKinsey’s contract ran be- 
yond the March 2015 end date, and its recommendations were re- 
leased on BRA letterhead in July 2015. To date, despite a request 
under the Public Records Request Law, the BRA has not made the 
report or recommendations prepared by the consultant available. 

The document released by the BRA, “Operational Review De- 
brief,” is an undated document that fails to identify McKinsey as 
preparers and looks like it was authored by the BRA. It identified 
six themes and where improvement is needed at the agency. Recent 
reports from the BRA state that changes are well underway. 

Key findings from the “Operational Review”: 
Management and Governance 

McKinsey found that the BRA Planning | 
Department has a diffuse management sys- 
tem and suggested areas for improvement: 

¢ There is poor coordination and control; 





¢ The culture and climate are “hierar- | Dwight D. Eisenhower 


Plans are nothing; 
planning is everything. 


The peer cities exhibited a history of planning. Seattle has a com- 
prehensive master plan update every 10 years and is also doing a 
“Seattle 2035” plan. Philadelphia has 25-year plan (2010-2035) 
which is updated every five years with a “City Wide Vision” and 
“District Plans.” Similarly, San Francisco has “City Wide Plan” for 
land-use issues and “Area Plans” for specific city regions. Each peer 
city tracks key metrics (jobs per household, percent of trips made in 
non-SOV modes, emissions reduction, healthy food access, traffic 
crashes, targets for new housing units by date and tree canopy cov- 
erage.) Planning Departments in the peer cities typically have three 
to five divisions with one focused on master planning. The BRA has 
no master planning group and has just begun planning studies in Ja- 
maica Plain/Roxbury, South Boston, Dudley Square and Dorchester. 


BRA Planning Staff 

Using the BRA’s organization chart and March 2015 payroll in- 
formation, McKinsey identified where the BRA’s 35 planners oper- 
ate in what it calls the BRA’s three planning divisions: 

+ ran ¢ Regulatory and Environmental: Coor- 
dinate plans with State/Federal regulations; 
coordinate environmental policy with city 
agencies 
¢ Institutional and Community: Review and 
approve institutional master plans and manage 





chical, siloed and not transparent”; : 
* Low accountability with undefined job responsibilities, with 
two people in the Planning Department arbitrarily making all 
planning and design decisions; 
¢ The group conducts no annual strategic planning or budgeting 
decisions to identify priorities; 
¢ Communications are poor, with litthke communication, direc- 
tion or feedback from the top; 
¢ Many internal processes are not codified or standardized. e.g. 
there are no guidelines for Article 80 reviews; 
¢ The zoning code needs to be updated to match 2015 city ob- 
jectives; and 
¢ The focus needs to be rebalanced from development toward 
proactive planning. e.g. by establishing a group dedicated to 
master planning. 
Boston Compared to Peer Cities 
The BRA did not compare well with peer cities studied by McK- 
insey (San Francisco, Seattle, Philadelphia) relative to having a pro- 
active planning effort in-house. The comparisons with peer cities 
indicated that Boston does less planning and has fewer planning 
dedicated staff. All peer cities had a dedicated master planning 
group and an integrated process which handled planning through 
permitting and inspection. The peer city Planning Departments are 
also city agencies—the BRA is a self-funded independent authori- 
ty—funded through city budget and development fees. 


long-term relationships with institutions; facil- 
itate community planning through public en- 
gagement; provide zoning recommendations 
¢ Urban Design: Article 80 Design Review; Neighborhood and 
ZBA Design Review; Technology Group; Boston Civic Design 
Commission 
* Zoning: Recommend updates to City zoning code (through Zon- 
ing Commission); facilitate review of all ZBA appeals cases 
Of the 35 planners identified, 43% (15) were urban designers; 
26%, regulatory and environmental; 26%, community and insti- 
tutional; and 5%, zoning. The distinction between planners and 
urban designers is significant: urban designers focus primarily on 
the physical form of the streetscape, open spaces, scale, texture, 
color, access, etc. and not the planning for the overall systems, de- 
mographics, uses, trends, etc. Key observations included the fact 
that the BRA has no dedicated master planning group and employs 
only two planners that are assigned to master planning while peer cit- 
ies dedicate 10-20 planners. McKinsey recommended the BRA hire 
five or six planners, one designer, and reallocate staff to “drive master 
planning and increase the number of planning projects” at the BRA. 
Although the BRA last year announced it had hired 5 new planners, 
a review of its website staff list shows that the zoning division more 
than doubled its staff and community planning gained only three staff, 
leaving Boston still dramatically lagging peer cities in planners to drive 
master plan efforts. Finally, in early January the BRA posted two posi- 
tions “Senior Planner I—Citywide Plan” and “Senior Planner I.” 








“Actually, McKinsey’s original report has not been made available despite a Public Records Request 
filed by The Boston Informer. The BRA’s summary of its recommnendations is the source of this report. 
























Downtown Waterfront Municipal Harbor 


Plan Update — The Boston Redevelopment Authority (BRA) 
finally held a meeting June 10 to present its “Proposed Maximums for 3 
Development Sites,” using developer proposals as a basis, and essentially 
proposing spot zoning instead of planning. The three subject parcels: 
¢ Long Wharf Marriott Hotel: Little was said about the hotel and 
its proposed add-ons for retail and restaurants. The main issue is 
the decrease in open space from 36 percent to 20 percent. 
¢ Hook Lobster site: The BRA proposed a maximum of 305 feet in 
height, FAR 13, floor area 260,000 s.f., cubic volume 3.029 million 
cu. ft. and a minimum of 30 percent open space, compared to the 
maximum height of 55 feet and minimum 50 percent open space 
required by the state waterways regulation, Chapter 91. 

¢ Harbor Garage: The BRA proposed a maximum of 600 feet in 
height (the FAA limit), 875,000 s.f. of floor area (developer Chiafaro 
proposed 1.3 million), 9.5 million cu. ft. of volume and a minimum 
of 30 percent open space. Chapter 91 limits are 155 feet in height 
and 50 percent open space. 

The BRA is now proposing to use cubic volume as a development 
intensity in place of the traditional floor-area ratio (FAR), claiming it 
is more meaningful in assessing “amount of development.” FAR is 
influenced by building use, residential or office. 

Utile Inc., BRA consultants, presented a mass of calculations for the 
Harbor Garage site using these numbers and different configurations, one 
or two towers, with or without a pedestal. These proposals drew strong 
criticism from most of the Advisory Committee pointing out that a plan 
should start from Chapter 91 not from developers proposals and would 
set a precedent for other sites all around the waterfront. A reprise of the 
Advisory Committee meeting two weeks later drew similar criticism. 

Follow-up meetings were cancelled and a meeting September 16 was 
finally set. 











Back Bay Station: MassDOT Board of Directors 
voted November 19, 2014, to transfer MBTA control over 
Back Bay station concourse and the MBTA busway on 
Clarendon Street, and associated air rights to MassDOT 
so it may lease them to BP Hancock LLC, part of Boston 
Properties, owner of the John Hancock building adjacent 
to the station. 

The vote, passed in the waning days of the Patrick Ad- 
ministration, came just five months after the authority was 
criticized for not making the development option publicly 
available to other prospective bidders. The Board of Directors 
meeting minutes said “sound reasons in the public interest 
require that the Back Bay Station and the Back Bay Station 
Busway...be leased to MassDOT...to lease to BP Hancock 
LLC...” Developmentatthe station could potentially include 
one tower and at least one other building. Architect: CBT. 
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North Washington Street Bridge 
The North Washington Street Bridge, aka Charlestown Bridge, was 
built in 1898 as a swing bridge connecting Charlestown and the North 
End at Keaney Square. It originally carried the Elevated Street Railway 
and a streetcar line as well as horses, cars and pedestrians. A portion 
of the Freedom Trail is on the bridge. The City-owned bridge has 
changed significantly several times. It was reconstructed in 1956, the 
swing span closed permanently in 1961 and the rail structure removed 
in 1977 when the Orange Line was relocated to its present alignment 
in the I-93 corridor. Since then it has been allowed to deteriorate, like 
the Old Northern Avenue Bridge and the Long Island Bridge, and the 
OE air Se ae eee center truss bay is closed 
, . Ss because of its dangerous 
State. 

The Boston Public 
Works Department is now 
designing a replacement 
bridge with widersidewalks | 
for pedestrians, separate © 
lanes for cyclists and two 
travel lanes ineach directions 
for motor vehicles (see Boston Public Works Dept. illustrations right). 
The estimated cost is $112 million and the estimated completion date 
is 2020. The project is on the draft 2016 Transportation Improvement 
Program. Designers: Alfred Benesch & Company engineers and 
Rosales & Partners architects. 
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Mayor Walsh brings Indy-style auto 
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You Were Asking 


. I didn’t go to the City’s Visioning Lab because I thought it 


was about eye research. It was apparently part of the City’s 
Transportation Master Plan. What's this all about? 


. Yes, it was part of Go Boston 2030, the new “comprehensive 


master plan.” See page 4. The City seems to like obscure pro- 
gram names, sort of insider baseball. Someone ought to make 
a “decoder” sheet to help us figure out the initiatives. 


. On the BRA’s 600-foot height proposal for the Harbor Ga- 


rage site, Mayor Walsh is quoted,"I am probably sure Don 
[Chiofaro] would like to go taller. There's no rule book on 
what's too high and what's not high enough.” Hasn't he 
heard of Ch. 91 and FAA height regulations? 


. Apparently he doesn’t talk to his legal department. 
. I understand BRA planners on the Municipal Harbor Plan 


haveanew approach for “limiting” intensity of development. 
They propose to set a maximum cubic feet and eliminate 
floor-area ratio as a measure. Why? 


. Don’t know. This approach is basically never used. 
. The “Operational Review" of the BRA Planning Dept. done 


by McKinsey apparently has dozens of observations and 
recommendations. What's the gist of the review? 


. The 79-page consultant report is jammed with observations 


and evaluations of six “themes”—vision; organization and 
capabilities; management practices; asset management; pro- 
cesses; and transparency. The BRA scored low on all. Sigh. 


PEOPLE MOVERS 


David Carlson, from deputy director of urban design for BRA to 
director of urban design. 

Sara Myerson, from Boston’s chief of Olympics Planning to exec- 
utive director of Imagine Boston 2030. 

Stefanie Seskin, from dep. director of National Complete Streets 
Coalition, to Boston Active Transportation director. 

Jeffrey Simon, MassDOT asst. secretary for Real Estate and 
Asset Development under Gov. Patrick, to Stantec. 

Ned Codd, MassDOT asst. secretary for GreenDOT under Gov. 
Patrick, moved on. 

Aaron Gornstein, from undersecretary of Mass. Dept. of 
Housing and Community Development to president /CEO of 
Preservation of Affordable Housing (POAH). 

Chrystal Kornegay, from CEO of Urban Edge Housing Corp., 
to undersecretary of Mass. Dept. of Housing and Communi- 
ty Development. 

Amy Ryan, first female president of the Boston Public Library, 
resigned after almost seven years. 

Kate Fichter, from Volpe Center to MassDOT asst. secretary for 
Policy Coordination. 

Astrid Glynn, former Mass. state transportation official and 
principal of TPRG consultants to MassDOT Rail & Transit 
administrator. 

Pam Wolfe retired from the staff of Boston MPO to teach En- 
glish as a second language in Boston-area schools. 

Gordon Sainsbury, executive director of the Commonwealth’s 
Designer Selection Board, retired. 

Chris Willenborg, from head of MassDOT Aeronautics to ex- 
ecutive director of Massachusetts Military Asset and Security 
Strategy Task Force. 


